
 

 
File No. PDA-052-16-RDM 

 

 

To: City of St. Louis Planning Commission 
 

From: Don Roe, Director 
 

Subject:  Chapter 99 Blighting Study and Redevelopment Plan 
 (1600-1742 Washington Ave. Redevelopment Area) 

 LCRA Plan #2091 

 

Date: April 29, 2016 
 

Summary 

 

Submittal: Chapter 99 Blighting Study and 

Redevelopment Plan for Planning Commission 

review and recommendation. 

 

Site: Approximately 2.19-acre area -- consisting 

of 2 entire city blocks (with a total of 3 parcels) 

and a 1-block section of N. 17th St. -- bounded 

by Washington Ave., W. 16th St., St. Charles St. 

and N. 18th St. in the Downtown West 

neighborhood. 

 

Existing Uses: 1 vacant, 9-story commercial 

building (the former headquarters of CPI Corp.), 

2 parking lots and 1 right-of-way. 

 

Proposal: A $50 million, mixed-use 

redevelopment project, consisting of the 

renovation of the commercial building for 168 

rental housing units and a ground-floor pre-

school, as well as approximately 200 off-street parking spaces and the vacation of a 1-block section of N. 17th St. 

 

Prospective Developer: Monogram Building LLC, a Kansas City-based firm. 

 

Eminent Domain: Does not provide for eminent domain. 

 

Support Letters: Submitted by Alderwomen Tammika Hubbard (5th Ward) and Marlene E. Davis (19th Ward). 

 

Recommended Action 

 

That the Planning Commission finds the Chapter 99 Blighting Study and Redevelopment Plan for the 1600-1742 

Washington Ave. Redevelopment Area to be recommended declared as blighted and the proposed Redevelopment 

Plan to be in conformity with the City’s Strategic Land Use Plan and recommends approval to the City’s Board 

of Aldermen. 



 

 

 

1.0 Background 
 

 The 1600-1742 Washington Ave. Redevelopment Area consists of two entire city blocks and a one-block 

section of N. 17th St. in the Downtown West neighborhood. The approximately 2.19-acre site includes 

three parcels and is bounded by Washington Ave., W. 16th St., St. Charles St. and N. 18th St. The site is 

also located in the Washington Avenue Historic District, which is listed on the National Register of 

Historic Places. The attached LCRA Fact Sheet summarizes this proposed Chapter 99 Blighting Study 

and Redevelopment Plan. (See Exhibit “A”.) 

 

 The existing uses are a vacant, nine-story commercial building, two parking lots and a one-block section 

of the N. 17th St. right-of-way. The commercial building was the former headquarters of CPI Corp., a 

portrait studio operator. The building (1706 Washington Ave.) is ornate -- with a mix of a terra cotta, 

brick and stone exterior. The parking lot east of the building (1600 Washington Ave.) is a commercial pay 

lot available to the general public. The parking lot west of the building (1726-42 Washington Ave.) 

apparently is no longer used. Photos of the Redevelopment Area are included in Exhibit “E”. 

 

 Based on PDA staff’s visual survey, the Redevelopment Area is in fair condition. Although the building’s 

exterior appears to be in relatively good condition, long-term vacancy may cause undetected problems 

and deferred maintenance. The two parking lots also appear to be in relatively good condition. However, 

the entire Redevelopment Area is an economically under-utilized site. The Redevelopment Area is in fair 

condition, according to the Redevelopment Plan. (A copy of the complete Redevelopment Plan, which 

was prepared by St. Louis Development Corporation (SLDC) staff, is attached as Exhibit “B”.) The 

Redevelopment Plan’s Blighting Report includes the following comments: 

o “The property is an empty building. Portions of it are subject to illegal dumping, rat infestation, 

and use by transients.” 

 

 The Redevelopment Area’s adjacent properties primarily include high-density mixed-use buildings and 

residential buildings (many of which were recently converted from industrial or warehouse uses) and 

surface parking lots. Examples include King Bee Lofts, 1709 Washington Ave.; The Ventana Lofts, 1635 

Washington Ave.; University Lofts, 1627 Washington Ave.; The Ely Walker Lofts, 1520 Washington 

Ave.; and Printers Lofts, 1611 and 1627 Locust St. -- all of which are in buildings of at least seven 

stories. Traffic circulation patterns in the immediate area are irregular and somewhat confusing, as there 

is a lack of through north-south streets, and some of the streets are narrow and/or one-way. Photos of 

adjacent properties are included in Exhibit “E”. 

 

 The Redevelopment Plan proposes a $50 million, mixed-use redevelopment project. The project consists 

of the renovation of the commercial building for 168 rental housing units and a ground-floor pre-school. 

The project also includes approximately 200 off-street parking spaces (some of which would be included 

in the building’s basement) and the vacation of a one-block section of N. 17th St. (The proposed street 

vacation is undergoing a separate review and approval process.) The building’s roof would include 

amenities such as a pool, basketball court and lounge. The western parking lot would include a 

playground and surface parking lot for the pre-school. The eastern parking lot would include a surface 

parking lot for the building’s residents. The proposed vacation of N. 17th St. would include some green 

space, a dog park and an entrance to the building. A preliminary site plan showing two earlier options is 

attached as Exhibit “C”. Please note that a revised site plan will be presented at the May 4 Planning 

Commission meeting.  

 

 The prospective developer is Monogram Building LLC, a Kansas City-based firm. The firm owns all of 

the parcels in the Redevelopment Area.  

 



 

 The Redevelopment Plan’s Sustainability Impact Statement reports that this development project will 

meet 32 objectives of the Sustainability Plan. 

 

 The Redevelopment Plan does not provide for the use of eminent domain. It does provide for the use of 

10-year tax abatement. 

 

 The Redevelopment Plan is supported by Alderwomen Tammika Hubbard (5th Ward) and Marlene E. 

Davis (19th Ward). (Their support letters are included in Exhibit “D”.) 

         

 

2.0 Comments 

 

The City’s Strategic Land Use Plan designates the 

entire Redevelopment Area -- as well as most of 

the adjacent area -- as a Specialty Mixed Use Area 

(SMUA).  

 

The SMUA Strategic Land Use Category is 

defined as: “Areas like Downtown St. Louis where 

it is intended that a unique mix of uses be 

preserved and developed.” 

 

The proposed $50 million mixed-use development 

project -- consisting of the renovation of the 

commercial building for 168 rental housing units 

and a ground-floor pre-school, as well as 

approximately 200 off-street parking spaces and 

the vacation of a one-block section of N. 17th St. -

- matches the intent of the SMUA Special Use 

Category, which states that “a unique mix of uses 

be preserved and developed”. The conversion of a 

vacant structure into an apartment building with a 

variety of amenities for its residents, a ground-

floor pre-school, and parking spaces in the 

basement meets the criteria for a SMUA Strategic 

Land Use Category. Thus, the proposed 

Redevelopment Plan is in conformity with the 

Neighborhood Preservation Area. 

 

 2.1 Public Input 
 

The Board of Aldermen will conduct a public hearing as part of the legislative process. 

 

 2.2 Previous Commission Action 
 

None. 

 

 2.3 Requested Action 
 

City of St. Louis Ordinance #64687, Section 8, Sub-Paragraphs 6 and 8 require that all Chapter 99, 100 and 

353 Blighting Studies and Redevelopment Plans be submitted to the Planning Commission for its 

recommendation as to conformity with the City's Comprehensive Plan and any applicable Neighborhood 

Plan. 



 

 

 

 

Requested Recommendation 
 

That the Planning Commission finds the Chapter 99 Blighting Study and Redevelopment Plan for the 1600-1742 

Washington Ave. Redevelopment Area to be recommended declared as blighted and the proposed Redevelopment 

Plan to be in conformity with the City’s Strategic Land Use Plan and recommends approval to the City’s Board 

of Aldermen. 

 

 

NOW, THEREFORE, BE IT RESOLVED BY THE CITY OF ST. LOUIS PLANNING COMMISSION 

AS FOLLOWS: 
 

1. The Chapter 99 Blighting Study and Redevelopment Plan for the 1600-1742 Washington Ave. 

Redevelopment Area is hereby found to be recommended declared as blighted and the proposed 

Redevelopment Plan is in conformity with the City’s Strategic Land Use Plan and is recommended for 

approval to the City’s Board of Aldermen. 

 

2. The Director of the Planning and Urban Design Agency is hereby directed to notify the Board of 

Aldermen of its recommendation. 

 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 

Exhibit “E” 

 

Photos of 

1600-1742 Washington Ave. Redevelopment Area 

 

 

  
 

1) Redevelopment Area 

Entire Redevelopment Area 

(Looking southeastward) 

 

 

2) Redevelopment Area 

Vacant commercial building, 1706 Washington 

Ave. 

(Looking southwestward) 

  
 

3) Redevelopment Area 

Vacant commercial building, 1706 Washington 

Ave. 

(Looking southeastward) 

 

4) Redevelopment Area 

Vacant commercial building, 1706 Washington 

Ave. 

(Looking northwestward) 

 

 
-1- 

 

 



 

Exhibit “E” 

 

Photos of 

1600-1742 Washington Ave. Redevelopment Area 

 

 

  
 

5) Redevelopment Area 

Parking lot, 1600 Washington Ave. 

(Looking southward) 

 

 

6) Redevelopment Area 

N. 17th St. right-of-way 

(Looking southward) 

 

  
 

7) Redevelopment Area 

Parking lot, 1726-42 Washington Ave. 

(Looking southward) 

 

 

8) Adjacent properties 

Washington Ave. streetscape 

(Looking eastward) 
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Exhibit “E” 

 

Photos of 

1600-1742 Washington Ave. Redevelopment Area 

 

 

  
 

9) Adjacent properties 

King Bee Lofts, 1709 Washington Ave. 

(Looking northeastward) 

 

 

10) Adjacent properties 

The Ventana Lofts, 1635 Washington Ave., & 

University Lofts, 1627 Washington Ave. 

(Looking northward) 

  
 

11) Adjacent properties 

The Ely Walker Lofts, 1520 Washington Ave. 

(Looking eastward) 

 

 

12) Adjacent properties 

Printers Lofts, 1611 & 1627 Locust St.  

(Looking westward) 
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Exhibit “E” 

 

Photos of 

1600-1742 Washington Ave. Redevelopment Area 

 

 

  
 

13) Adjacent properties 

Vacant industrial building, 1701-09 Locust St. 

(Looking southwestward) 

 

 

14) Adjacent properties 

Vacant industrial building, 1711-15 Locust St. 

(Looking northeastward) 

 

  
 

15) Adjacent properties 

Samuel Aftergut Rehabilitation Center, 1727 

Locust St. 

(Looking southeastward) 

 

16) Adjacent properties 

St. Charles St. streetscape 

(Looking eastward) 
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